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EXECUTIVE SUMMARY 

 
● Proposal:  To develop this site with a 21 storey mixed-use building comprised of 7,295 sq. m of 

commercial/retail use, and 20,336 sq. m of market residential use (258 dwelling units) at a proposed 
Floor Space Ratio of 5.55, subject to enactment of the CD-1 By-Law and Council’s approval of the 
Form of Development. 

 
 
See Appendix A Standard Conditions 
 Appendix B Standard Notes and Conditions of Development Permit 
 Appendix C Plans and Elevations 
 Appendix D Applicant’s Design Rationale 
 
● Issues: 

1. Refinement and clarity of podium massing 
2. Signage strategy 
3. Amount of retail parking  

   
 
 
● Urban Design Panel: Support 
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DEVELOPMENT PERMIT STAFF COMMITTEE RECOMMENDATION:  APPROVE 
 
THAT the Board APPROVE Development Application No. DE416894 submitted, the plans and information 
forming a part thereof, thereby permitting the development of a 21 storey mixed use building 
comprised of 7,295 sq. m of commercial use, and 20,336 sq. m of market residential use (258 dwelling 
units) at a proposed floor space ratio of 5.55, subject to the following conditions: 
 
1.0 Prior to the issuance of the development permit, revised drawings and information shall be 

submitted to the satisfaction of the Director of Planning, clearly indicating: 
 

1.1 design development to improve pedestrian scale, increase massing component 
distinctiveness and improve weather protection performance for all frontages; 

 
Note to applicant:  Attention to human scale and comfort, as well as distinctive 
approaches to storefront display systems, for each component is required.    
 

1.2 refine and simplify architectural expression through the following changes: 
 
Tower 

 
a) Refinement of materiality including further resolution of cladding panelization 

and integration with fenestration systems is required. 
b) Clarify detailing of balcony guards to ensure they complement/reinforce each 

of the various building blocks and ensure a clean, neat appearance in their 
attachment to the building’s structure. 

 
Low rise podium  
 

c) Further design development of the Broadway Block masonry collage proposal to 
enhance the street context, and clarification of the Watson Block privacy 
screens including product references and color, is required. 

d) Provision of a contemporary profile parapet design for the low-rise blocks is 
required. 

e) Design Development of the commercial glazing on East 10th Avenue including 
opportunities to introduce large-scale sliding or overhead opening glazed 
panels is required.   

f) Design development of the "anti-gap" canopy at the corner of Kingsway and 
Broadway, recognizing its importance as a visual identifier for the anchor 
retail, is required. 

g) Additional clarification of surface treatments to the vehicular portals on 
Watson Street including: visible walls and ceilings of the parking ramp and 
loading bay from the street, treatments to the loading bay gate design and 
colored glazing. 

h) Design development of the "anti-gap" canopy at the corner of Kingsway and 
Broadway, recognizing its importance as a visual identifier for the anchor retail 
entry point at the Kingsway/Broadway intersection. 

 
Note to applicant: The expression of three distinct masonry low-rise components is 
strongly supported. 

 
1.3 provision of a conceptual signage strategy; 
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Note to applicant:  The signage strategy should consider varying approaches to 
signage, graphics and related architectural features towards distinguishing all 
respective podium massing components from each other.   

 
1.4 provision of a conceptual lighting strategy; 

 
Note to applicant: The lighting strategy should consider varying approaches to 
fixturing, including related architectural features, towards distinguishing all respective 
podium massing components from each other. Pedestrian lighting, including building 
specific and public realm fixturing for all frontages, should be confirmed.  Special 
tower oriented lighting should also be confirmed. 

 
1.5 provision of design development level of detailing for prominent architectural, and 

landscape architectural, features and elements; 
  

Note to applicant:  The design quality for these features and elements, as generally 
represented in the submission, should be evident in the more detailed technical 
resolution. 

 
1.6 consideration of the removal of Parking Level P4 towards reducing reliance on the 

automobile, given immediate proximity of anticipated transit investment;  
  

Note to applicant:  The proposal differs from the design approved in principle by 
Council with the introduction of the additional level of parking at P4. Staff recommend 
reducing the reliance on private automobiles, which can be achieved by removing P4. 

 
 
2.0 That the conditions set out in Appendix A be met prior to the issuance of the Development 

Permit. 
 
3.0 That the Notes to Applicant and Conditions of the Development Permit set out in 

Appendix B be approved by the Board. 
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● Technical Analysis: 
 

 
PERMITTED (MAXIMUM) REQUIRED PROPOSED 

Site Size - - Irregular 

Site Area - - 4,979.0 m² 

Floor Area1 
 

All uses                 27,633.0 m²  
              
                 
                         

- 
  

Residential                20,336.0 m²   
Retail Store                2,683.0 m² 
Grocery Store              3,497.0 m² 
General Office            1,115.0 m² 
Total floor area          27,631.0 m²  

FSR1 All uses                            5.55    - Residential                       4.09 
Retail Store                      0.54 
Grocery Store                   0.70 
General Office                  0.22          
Total FSR                         5.55 

Balconies Open                      2,440.0 m²  
(max. 12% of residential area) 

- Open                     2,176.0 m² 
(10.7% of residential area) 

Height2 Top of parapet            65.53 m 
 

- Top of parapet (main roof)  65.53 m 
Top of rooftop stair (PH03) 68.12 m 
Top of rooftop planter        68.95 m   

Parking3 
 

 
Commercial               Max. 182  
        
 
 
Small Car (25% max.)  Max. 100  

Residential             193 
Commercial     Min.  92 
Shared Vehicle           3 
Total              Min. 288            
 
                                 
Disability          Min. 14            

Residential                   246 
Commercial                  150                
Shared Vehicle                 3                
Total                           399                 
      Standard       297       
      Small Car       88                         
      Disability       14                  
      Total           399                           

Loading4 - 
 
 
 

                Cl. A  Cl. B  Cl. C 
Residential    3       1        0      
Commercial   1       5        2 
Total            4       6        2  

                 Class A  Class B  Class C 
Residential      3          1          0 
Commercial     1          3          1  
Total              4          4          1  

Bicycle 
Parking5 

-                   Cl. A   Cl. B 
Residential    323      6 
Commercial    15      6 
Total            338    12 

                         Class A  Class B 
Residential             323       12 
Commercial             15       12 
Total                     338       24 

Amenity6 Max. 1,000.0 m² -  Levels 3, 4, & 5                374.0 m² 
Dwelling 
Unit Area7 

- Min.                37.0 m² Min.                               44.39 m² 

Dwelling 
Units7  

- -                         Tower      Podium 
Studio                  35            5 
1-Bedroom          118           20 
2-Bedroom            57          17 
3-Bedroom             0            6 
Sub-total             210          48 
Total            258 dwelling units          

 
1 Note on FSR and Floor Area: Residential floor area consists of 15,870.0 m² in the tower and 4,466.0 m² in the 
podium. 
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2 Note on Height: Portions of the roof of the proposed development exceed maximum permitted building height. 
Staff support increased height for the incorporation of planters in the rooftop treatment subject to the 
recommended conditions. Standard Condition A.1.1 seeks compliance for the rooftop stair access of Penthouse 
Unit PH 03. The site is not affected by any view cones.  
 
3 Note on Parking: Minimum number of required parking spaces includes a 10 percent reduction as required by the 
pending CD-1 By-law.   Staff have reviewed the parking and notes that the parking provided meets the Parking By-
Law standards.  Staff feel that the required amount of parking is plentiful when considering the proximity to 
transit (see the consideration item Recommended Condition 1.6). 
 
4 Note on Loading: Staff support relaxation of loading and based on the loading review submitted by Bunt and 
Associates, are satisfied the proposed loading facility is adequate.  A loading management plan will be delivered as 
a condition of rezoning. 
   
5 Note on Bicycle Parking: Proposed number of Class B bicycle spaces does not match on the Architectural and 
Landscape Plans. Standard Condition A.1.12 seeks clarification.    
 
6 Note on Amenity: Amenity area includes a rental dwelling unit on Level 3.  
 
7 Note on Dwelling Unit Area and Dwelling Units: Dwelling unit count includes one studio dwelling unit to be used 
as amenity in the podium’s third level.  
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● Legal Description ● History of Application: 
 Lots A, B, & C, Plan 9097, and Lot E   13 06 05 Complete DE submitted 
 (Explanatory Plan 6228), Plan 6082;  14 03 19 Revised DE Submitted 
 All of Block 119   14 04 23 Urban Design Panel 
 District Lot:  301   14 06 04 Development Permit Staff Committee   
                                            
● Site:  The full block site is bounded by Watson Street to the west, East Broadway to the north, 
Kingsway to the east and 10th Avenue to the south. 
 
● Context:  Significant adjacent development includes: 
 
 (a) Lee Building 
 (b) Kingsgate Mall 
 (c) “Heritage Triangle” 
 (d) Future transit station and plaza 
 (e) Mount Pleasant Community Centre 
   (f) Stella 
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Background   
The site for this proposed development, illustrated in the previous image, is a full city block bounded 
by Broadway, Kingsway, 10th Avenue and Watson Street in the heart of the Mount Pleasant community.  
Significant existing development in the vicinity includes the Kingsgate Mall to the east, newer 
residential development both north and south on Kingsway, the new Mount Pleasant Community Centre 
to the northeast, historic buildings along Main Street one block to the west including the “Lee Building” 
at the northwest corner of Broadway and Main Street, and lower-scale residential and auto-repair 
oriented businesses to the south. 
 
This site is one of only three locations that is specifically identified in the Mount Pleasant Community 
Plan (MPCP) for consideration of taller buildings and denser forms of development.  Those three sites 
were identified as presenting unique opportunities within the MPCP area to achieve, through future site 
redevelopment, a form that could appropriately respond to the vision expressed in the Plan while also 
contributing towards important public benefits. 
 
Further, the Council approved Mount Pleasant Implementation Strategy affirms building heights where 
future development is anticipated within the plan area. For this particular site, the MPCP and the 
implementation strategy set out fundamental urban design principles, and specific height and density, 
to guide the consideration of a mixed-use built form.  Specifically, the policies support an “iconic” or 
landmark building at this site’s southeast corner where it would be furthest away from the Main Street 
and Broadway intersection. 
 
The applicant contemplated a rezoning of this site from the outset of the community plan process 
which began in 2008.  The applicant participated in the MPCP consultation program, particularly in 
workshops related to the Uptown Shopping Area, so that emerging directions could be considered in 
their development proposal.  The rezoning application was submitted to the City on July 26, 2010 and 
the MPCP was adopted by Council in November 2010.  The rezoning application initially proposed a 
density of 6.37 FSR and included a 75.6 m (248 ft.) high tower.  Additional changes to the October 2011 
revised submission include the conversion of previously proposed on-site artist production space facing 
10th Avenue to commercial/retail floor area.  A staff conclusion was reached through the application 
review process that a broader range of more cost-effective opportunities for cultural amenities 
(including artist production space) would be available in locations in proximity to this site.  
Accordingly, the Community Amenity Contribution (CAC) associated with this application was increased 
and offered as cash with $4.5 million attributed to community-based artist production space in the 
Mount Pleasant community and $1.75 million attributed to affordable housing in the community.  Both 
CAC interests were consistent with the Council approved Public Benefits Strategy approved on October 
23, 2013. 
 
A complete development permit application was submitted in June 2013 that deviated from the 
approved proposal at the public hearing with respect to use, density and form of development noting a 
substantive reduction in overall commercial/retail area (7,730 sq.m to 2,615 sq.m) and a substantive 
increase in overall residential unit count from 241 to 336.  Upon reflection, and in consultation with 
the City, the applicant revised the initial development permit application to a mixed use project more 
consistent with that approved by Council at the public hearing including commercial/retail area of 
7,295 sq.m and 258 dwelling units.    
 
Applicable By-laws, Applicant Response and Related Staff Commentary: 
 
The following eight design development conditions clarify Council’s expectation for substantive 
improvement to the proposal submitted for rezoning.  Council’s required changes, the applicant’s 
design response and related staff commentary are as follows: 
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1.0   Design development to refine the proposed contextual and contemporary architectural 
strategy for the various massing components, with careful attention to the tower and the 
projects overall scale. 

 
Note to Applicant: The architectural strategy should recognize and clearly announce 
aspects of the Mount Pleasant context, street life, facade quality and composition, 
materiality and colour, while leaving room for a creative and contemporary 
interpretation of these contextual assets. Incorporation of public art should be 
considered. 

 
Applicant’s Response to 1:  
 
The design development for the project has been refined to respond to the context and overall scale as 
follows: 
 
The architectural form and character is conceived as a distinctive hilltown that reinterprets and 
reflects aspects of the Mount Pleasant context, street life, materiality and colour through a technique 
of bricolage used to create a jumbled effect inspired by the diverse range of buildings in Mount 
Pleasant from different periods with varying architectural styles. Bricolage reinterprets the many 
styles, spaces and characters that are present in the neighbourhood context and blends what is "on 
hand” to create a contemporary, innovative expression that is unique to Mount Pleasant. 
 
The form and massing has been configured into five distinct building components: 

(i) Kingsway Block – reduced from 24.3 0m to 23.55 m in height; 
(ii) Broadway Block – reduced from 36.06 m to 26.91 m in height; 
(iii) Watson Block – reduced from 24.01 m to 23.26 m in height; 
(iv) 10th Avenue Block – reduced from 21.57 m to 11.72 m in height; and 
(v) Tower Block - the overall height remains the same at 65.53 m. The number of storeys is 

changed from 19 to 21 due to a floor level being placed within the former double-height of the 
uppermost penthouse units and floor-to-floor height reductions at Level 3, 4 and the roof slab 
elevation. 

 
A mechanical cooling tower is located on the Watson Street circulation core. The height of this 
appurtenance is 6.9 m lower that the rezoning elevator shaft parapet. 
 
The architectural expression of each of the five component blocks has been further refined through a 
careful and considered contemporary architectural strategy whereby the massing of each building block 
has been sculpted to reduce the visual massing by means of a fine-grain vertical expression. Each of 
the three low-rise building blocks reflects differing forms, materials and colours. Three gaps in the 
massing – one on Kingsway, one on Watson Street and one on 10th Avenue  – further reduces the overall 
massing of the low-rise blocks. 
 
The massing of the tower has been reduced by visually dividing each elevation into distinct vertical 
components. A cascade of cantilevered penthouse and sub-penthouses further breaks down the scale 
and massing of the tower and culminates in a tree-topped apex that marks and distinguishes Mount 
Pleasant within Vancouver’s cityscape. Contributing to the reduction of the massing is a variety of 
cladding materials, colours, patterning, and varying-sized balconies. 
 
The triangular form of the tower reflects the unique diagonal slash of Kingsway across the city grid. 
The sawtooth configuration of the south elevation of the tower along East 10th Avenue further 
reinforces the unique nature of the Kingsway geometry. 
 
The commercial loading bay has been reinstated at grade with access off of Watson Street, similar to 
the approach shown on the original Rezoning drawings, but with a reduction of two Class B and one 
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Class C loading bays. A reduction in the width of the loading entry portal from to 15 m wide from 13 m 
wide has been achieved. In addition, the parking entry ramp has been relocated south on Watson 
Street approximately 33 m. 
 
Aspects of the Mount Pleasant context, street life, facade quality, composition, materiality and colour 
have been carefully considered resulting in a rich, varied, and vibrant expression for the project. 
Contributing to the architectural expression is a design approach that uses bricolage to merge and 
reinterpret the inventive, expressive Mount Pleasant vernacular with qualities that are inherent in the 
world of painting, sculpture and the phenomenology and order found in hill towns – one of the principal 
ordering principals referenced in the Mount Pleasant Community Plan.  
 
The incorporation of public art in the development has been considered throughout the rezoning and 
design development process. A public art coordinator has been retained to further develop the public 
art program. 
 
Staff Commentary on Applicant’s Response to 1:  
 
Staff supports the proposed changes as submitted subject to further refinement as outlined in 
recommended Conditions 1.1 and 1.2.  Staff strongly endorses the thoughtful approach to creatively 
reflecting prevailing Mount Pleasant context towards a more contemporary architectural expression.  
Staff appreciates the opportunity for podium massing components to be further altered over time with 
each new tenancy contributing to even greater contextual responsiveness.  Staff regards the 
architectural expression as sophisticated, contextual and distinguished, especially for the tower 
towards Council’s interest in a more iconic building at the important Kingsway and 10th Avenue corner 
(flatiron prominence).   
 
2.0 Design development to improve the shadow performance for the sidewalk between Main 

Street and Kingsway on the north side of Broadway for the respective equinoxes from 
10:00 a.m. until noon. 

 
Note to Applicant: This can be achieved with some additional setting back or terracing of 
the upper floors without a reduction in proposed floor space. 

 
Applicant’s Response to 2:  
 
The shadow performance on the north side of Broadway has been significantly improved through 
reduction in the height of the building block on Broadway by approximately 9.2 m with significant 
setbacks at the two uppermost storeys. 
 
Staff Commentary on Applicant’s Response to 2:  
 
Staff are satisfied, based on the studies provided on sheet A4.01, that the East Broadway north 
sidewalk shadowing has been substantively improved including attention to times of day for active 
pedestrian use.  No further refinement is sought. 
 
3.0 Design development to refine the ground-level storefront, display and weather protection 

systems, to improve pedestrian vitality, visual interest and public realm quality. 
 

Note to Applicant: Each distinctive street frontage serves a different role with respect to 
uses, access and pedestrian amenities. A variety of architectural expression is supported. 

 
Applicant’s Response to 3:  
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Refer to the architectural and landscape drawings for depictions of design development to the ground 
floor storefront including the following general items: 

a) Distinct, diverse street frontages have been developed around the entire perimeter of the 
development, including several locations where the building footprint is articulated to create 
shallow alcoves and seating and gathering areas for passersby; 

b) Retail storefront glazing that wraps around from Broadway onto Watson Street; as well as from 
Watson Street onto 10th Avenue; 

c) A variety of weather protection systems on Kingsway, Broadway and Watson Street and 10th 
Avenue; 

d) Removal of the former arcade on Broadway to facilitate pedestrian movement, increase natural 
daylight and increase views into the fine-grain retail stores located along Broadway;  

e) Landscape features at the gaps in the massing above the commercial level at 10th Avenue, and 
at grade and above on Kingsway and Watson Street and 

f) An artful, inventive and expressive integration of paving materials, patterns and street 
furniture around the development. 
 

Staff Commentary on Applicant’s Response to 3:   
 
Staff generally support the design response to this condition subject to further improvement towards 
achieving greater human scale, pedestrian comfort and varying qualities for store 
front/display/signage/lighting systems for each massing component (See Recommended Conditions 1.1, 
1.3 and 1.4). 

 
4.0 Prior to issuance of a development permit, the applicant is to work with staff to improve 

the esthetics of the building and particularly with the bulky appearance of the podium 
given specific consideration to matters including but not limited to the following: 

 
Applicant’s Response to 4: 
 

• On the Broadway elevation, the breaking up of the large, monolithic, horizontal element 
that is presently located above the pedestrian colonnade in order to reduce its scale and 
mass. 

 
 Response: The horizontal element on the Broadway elevation has been reduced in height and 

lowered through the design of the façade to incorporate the fine-grain scale of the residential 
use at the commercial level. The scale of the single, over-height commercial storey is reduced 
into two smaller-scaled levels that match those used at the residential levels located above the 
commercial level. 

 
• Strengthen walk-ability along the Broadway frontage by adding a secondary order of 

building elements within the colonnade and at the sidewalk level that are pedestrian 
scaled. 

 
 Response: Walk-ability along the Broadway frontage has been strengthened through 

elimination of the former colonnade/arcade with a cantilevered building form and massing 
above the street level commercial use. The elimination of the former second level of 
commercial use, in combination with a continuous glazed canopy and a rich tapestry of hard 
landscape paving materials and fine-grain treatment of the retail facades, results in a rich, 
vibrant pedestrian-scaled experience. 

  
• On all facades, refinement of the exterior wall treatments to create elements of smaller 

scale and expression. 
 
 Response: As previously noted, the revised form and massing has been configured into five 
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distinct building block components, each with a unique architectural expression that has been 
refined to create elements of smaller scale and expression through carefully considered design 
development that reduces the scale of the upper commercial level by employing façade 
treatment that reflects the scale of the residential use above. The massing of each individual 
building block has been vertically sculpted to further reduce the massing. Each building block 
reflects a unique character through use of differing forms, materials and colours. 

 
• Additional measures to enhance the pedestrian realm, particularly along Watson Street as 

set out in the Mount Pleasant Community Plan. 
 
 Response:  The revised loading bay includes a relaxation of two Class B loading and one Class C 

loading spaces. Refer to the attached Loading Supply Review letter from Bunt & Associates.  
 The below grade parking entrance and ramp has been relocated south on Watson Street 

approximately 33 m to provide a calmer street interface with the adjacent open area at the 
north end of the street. 

 
 The sidewalk along Watson Street will vary between 1,000 mm and 1,650 mm wide and will 

include a glazed ‘rainbow’ canopy, wrap-around commercial use at the corner of Broadway and 
Watson as well as at Watson and 10th Avenue, a glazed residential lobby component, a 
landscape water feature at grade as well as a gap in the upper level building massing, partially 
glazed residential exit stairs, and relocated street trees to provide screening for the loading 
area. 

 
 A rich tapestry of hard landscape paving materials and fine-grain treatment of the facades 

enrich Watson Street through creation of a pedestrian-scaled environment.  
 
 Zones and areas have been reviewed with the Public Art Consultant with the intention of 

integrating public art along Watson Street. 
 

Staff Commentary on Applicant’s Response to 4:   
 
The applicant has devoted significant design attention, based on community input, in the response to 
this condition of the Council approved rezoning.  The apparent podium scale, and related articulation, 
materiality and detailing, has been substantively improved from that presented at the public hearing.  
Each podium component has been conceived as a distinct, and expressive building, which have the 
visual potential to enjoy additional architectural interventions over time.  The interventions are 
anticipated to further strengthen the contextual responsiveness for this large building in an 
established, older context.  The architectural strategy represents a thoughtful alternative to a more 
conventional expression typically presented for a mid-rise or taller point tower building. Staff support 
the response to building scale, subject to Conditions 1.2 and 1.5. 
 
Staff note that the Watson Street road right-of-way is much narrower than most roads with sidewalks 
on both sides. A width of at least a 3.20m from face of building to curb has been proposed through a 
combination of road right-of-way and building setback, along with the improvements noted above. 
Staff support the proposed improvements to the pedestrian realm, subject to Standard Condition A.2.4. 

 
5.0 Provision of a conceptual lighting strategy to ensure appropriate lighting levels and Crime 

Prevention Through Environmental Design (CPTED) performance while minimizing glare 
for nearby residents. 
 
Note to Applicant: Careful attention to public realm lighting, including the 10th Avenue 
and Watson Street frontages is required. All lighting should also be noted on the 
Landscape Plan. 
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Applicant’s Response to 5:  
 
Lighting design will address CPTED requirements and will also ensure the design takes into 
consideration the public realm, 10th Avenue and Watson Street.  
 
Staff Commentary on Applicant’s Response to 5:   
 
Further lighting information is sought under Recommended Condition 1.4. 

 
6.0 Provision of a conceptual signage strategy to ensure a well-conceived and constrained 

approach to announcing tenancies. 
 
Note to Applicant: The signage strategy should confirm general signage hierarchy, 
location and type. Backlit box signs are not supported. Under this condition staff are 
pursuing a more understated approach to signage as observed on the Crossroads 
development located at Broadway and Cambie Street. Further clarification on finer grain, 
and more creative approaches to announcing ground-oriented tenancies as observed on 
Main Street is required. 
 

Applicant’s Response to 6:  
 
A conceptual signage strategy is included in the submission. Signage will be integrated within the 
storefronts and canopy structures in an understated approach similar to that on the Crossroads 
development while also reflecting the creative, fine grain signage generally associated with that on 
Main Street. More prominent vertical signage elements are proposed at the corner of Broadway and 
Kingsway and at Watson and 10th Avenue. These vertical signage elements are complementary with the 
architectural design and provide an appropriately compact and condensed means by which to gather 
signage for multiple individual tenants at primary locations around the site. 
 
Staff Commentary on Applicant’s Response to 6:   
 
Further signage information is sought under Recommended Condition 1.3.  Staff strongly encourage the 
development of distinctive signage strategies for each of the podium’s component buildings towards a 
more complex, and contextually responsive, approach that acknowledges Mt. Pleasant unique 
character.   

 
7.0 Design development of an appropriate public realm strategy, in consultation with the 

Director of Planning and the General Manager of Engineering Services. 
 
Note to Applicant: Work will commence on the Mount Pleasant Public Realm Plan in early 
2012. Staff emphasizes the importance of anticipating and accommodating the pedestrian 
activity and related queuing associated with a future Broadway corridor transit system. 
More immediate discussion on the resolution of Watson Street, given access and loading 
requirements, and for the 10th Avenue frontage, given special public amenity and public 
realm opportunities as the quietest street adjacent to the site, with the best solar 
exposure, is required prior to development application submission. 

 
Applicant’s Response to 7:  
 
Design development of an appropriate public strategy has been undertaken in consultation with the 
Director of Planning and the General Manager of Engineering Services. Key strategies include: 

a) Replacement of the former arcade along Broadway with a cantilevered building form and 
massing above the street level commercial use, in combination with weather protection, in 
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anticipation of accommodation of pedestrian activity and related queuing associated with a 
future Broadway corridor transit system. 

b) A loading bay reduced in Class C and Class B requirements has been approved in principle with 
COV Engineering.  Refer to the attached Loading Supply Review letter from Bunt & Associates.  
Watson Street will include a 3.30 m wide sidewalk with weather protection, wraparound 
commercial use at the corner of Broadway and Watson, a glazed residential lobby component, 
a landscape water feature at street level and gap in the upper level building massing, and 
partially glazed residential exit stairs. 

c) A commercial space with outdoor seating is proposed at the corner of East 10th Avenue and 
Kingsway to animate the street. The lobby for the residential tower will be accessed off of East 
10th Avenue further enlivening the street. Sidewalk treatment includes a variety of materials 
and scoring patterns with street furniture seating elements. 

 
Staff Commentary on Applicant’s Response to 7:      
  
Rezoning condition 4 requires setbacks on Broadway, Kingsway, and East 10th Ave for pedestrian 
purposes.  An additional setback has been proposed for Watson Street (see Engineering Condition A.2.4) 
that will provide for a 3.30m sidewalk that includes a treed boulevard and a 1.8m accessible sidewalk.  
Staff are satisfied that the setbacks shown will serve to improve pedestrian movements and transit 
passenger queuing. 
 
Regarding the recently Council-endorsed Public Realm Plan, Engineering Condition A.2.11 requires 
separate application for street tree and sidewalk improvements.  Staff will work with the applicant to 
develop an improved public realm that provides the necessary pedestrian realm and meets the intent 
of the Plan. 
 
Staff support both the reduced loading supply based on the review by Bunt & Associates as well as 
Watson Street as the primary parking and loading access. 
 
8.0 Design development to minimize the visual impact of the Watson Street fronting loading 

function. 
 
Note to Applicant: Careful attention to minimize the opening, integrating custom visual 
screening, is required. Consideration should be given to working with a local artist in this 
regard. 

 
Applicant’s Response to 8:  
 
The loading bay aperture has been significantly reduced and is further mitigated by a reduction in the 
loading spaces provided. Relocated street trees will assist to screen the loading area. 
Access to underground loading and parking will be via a single ramp 7.0 m wide located toward the 
south end of Watson. 
 
Treatment of the loading bay and parking entry access have been identified with the Public Art 
Consultant as a desirable area for the integration of public art that would enliven and enhance these 
two zones along Watson Street.  
 
Staff Commentary on Applicant’s Response to 8:   
 
Staff accept the general approach taken to loading functionality, visual screening and public realm 
quality while ensuring safety for pedestrians.  No further design development is sought.  
 
● Conclusion:  Staff support this application for development permit subject to the recommended 
conditions of this report.  Staff generally agree that the applicant has effectively responded to the 
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conditions of rezoning established by Council at the public hearing of April 5, 2012.  Staff strongly 
support the specific design changes associated with reducing the apparent scale of the application.  
Staff believe that this project will effectively contribute to civic life in Mount Pleasant.  While 
distinctive in architectural character, and considered to be a proposal of high architectural quality, 
staff anticipate that the completed project will enhance street vitality, improve public realm and 
motivate further implementation of the Mount Pleasant Community Plan.  Staff continue to anticipate 
an urban, transit-oriented plaza for the site immediately adjacent at the southeast corner of Main and 
Broadway noting that this application has been adjusted to provide active frontage when  such a plaza 
is realized.  Finally, staff emphasize that this application represents the tallest building anticipated 
under the Council approved Mount Pleasant Community and Implementation Plans with all other sites, 
including the Kingsgate Mall, deferring in height while transitioning in scale to the established 
residential areas.  Staff believe that the development will ultimately be viewed by many as a positive 
contribution to Mount Pleasant while contributing housing and jobs opportunity in immediate proximity 
to the anticipated Broadway Line.      
 
URBAN DESIGN PANEL 
The Urban Design Panel reviewed this application on April 23, 2014, and provided the following 
comments: 
 
EVALUATION: SUPPORT (7-0) 
 
• Introduction:  Scot Hein, Development Planner, introduced the proposal and gave a brief history of 

the project. He noted there was a workshop with the community where it was acknowledged that 
this site along with two other sites were opportunities for development as they are adjacent to 
transit opportunities in the Broadway corridor. The small heritage triangle north of the site and the 
parking lot at Main Street and Broadway will remain undeveloped. He mentioned that they hope 
the parking lot will become a public open space. It is important as the project faces Watson Street 
to make sure that the interface is friendly. He also mentioned that since they have been through 
the public hearing process use, form of development and density have been concluded. He asked 
the Panel to comment on the response to the Council approved design development conditions. 
 
Advice from the Panel on this application is sought on the following: 

 With response to the Council conditions and how the scale has been managed particularly 
with the podium. 

 Character and expression of the project. 
 Does the project speak to the Mt. Pleasant context? 
 The trees on the tower and how they contribute to the massing consideration. 
 Advice on signage. 

 
Mr. Hein took questions from the Panel. 
 

• Applicant’s Introductory Comments:  Mark Ostry, Architect mentioned that they will be giving 
some background information on the context of the process as well as the site. As well they 
touched on the influences of the design and their response to Council’s key conditions for approval. 

 
Russell Acton, Architect, further described the proposal using a power point presentation. A 
development permit application was made in June 2013 and revised in March 2014. There has been 
considerable City and public consultation since the rezoning. Several overarching principles and 
policies of the Mount Pleasant Community Plan are relevant to the project. Council approved the 
project in April 2012 in principle subject to conditions of approval. He noted that the massing is 
divided into five distinct building blocks each with its own fine grain scale, materiality, colour and 
character. There are three gaps between the building to reduce the mass to allow views, air and 
vistas into the residential courtyard. The five building blocks include the 2-storey 10th Avenue 
block, 21-storey tree topped tower block, 5-storey black clad Kingsway block, 4-storey orange 
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bricked Broadway block with 2-storey glazed penthouse and the 5-storey white masonry Watson 
block and landscaped courtyard. As well there is a water feature in the Watson gap next to a 
glazed mid-rise residential lobby and the Kingsway gap with a large scale public art opportunity. 
The trees on the roof of the tower symbolize the height that old growth forests once reached.  
 
Bruce Hemstock, PWL Partnership, described the landscaping plans and mentioned that Mount 
Pleasant has an identity that they wanted to express in the ground plane. The sidewalk uses 
materials that are common to Mount Pleasant such as steel and exposed aggregate paving that will 
help to create spaces in the sidewalk. East 10th Avenue has been reconfigured as a one way street 
with a bike lane on the south side of the street. There is a bike repair station and drinking fountain 
and the centre portion is a place for resting with benches. They will be using different materials to 
create little panels in the sidewalk in front of the retail unit’s door.  As well little seating pods will 
be created that allow people to sit. Kingsway wants to be a neighbourhood street so they have 
added a green boulevard edge for a buffer between the pedestrians and the traffic. They found an 
opportunity to run a corten steel band and run it up the middle of the street and allow it to fold up 
into benches and seating. Watson Street is important to the transit plaza and will have 
neighbourhood totems (sign boards) and also has a granite set edge. The Brewery Creek will be 
expressed up a 40 foot slot between the building on Watson Street and in front of it will be a tattoo 
screen made of chain link fencing that will hang in front of the slot. The second level courtyard is 
the backyard for the residents. It will include a children’s play area, a deck with hammocks, a dog 
park, urban agriculture and amenity patio. The trees on the roof will not only express the height of 
the old growth trees but terminates the tower in a gentle way. 

 
The applicant team took questions from the Panel. 

 
• Panel’s Consensus on Key Aspects Needing Improvement:   
 

 Design development to improve the breaks between the buildings; 
 Consider simplifying the expression and the material palette; 
 Consider adding roof top access to the tower; 
 Consider hiring five consultants to take on the five different buildings regarding signage; 
 Consider having temporary art to engage the community in the project. 

 
• Related Commentary: The Panel supported the proposal and thought there had been a lot of work 

and effort gone into the project. 
 

The Panel thought the podium was well handled and that the five building expression are very 
successfully working to break down the scale of the podium and the tower. They thought the 
breaks between the buildings could be better developed and to better breakup the podium.  
 
The Panel felt there needed to be some design development particularly on the two elevations that 
don’t come down to the street. They suggested in the interest of making the building successful 
there needed to be some simplification to the expression.   
 
The Panel thought there were too many ideas when it came to character and expression and 
suggested reducing the number of materials in the project, particularly the tower as they felt this 
would make for a stronger project.  
 
The Panel supported the landscape and especially the addition of trees on the top of the tower. A 
couple of Panel members suggested having roof top access for the residents as the view would be 
spectacular over Vancouver to the North Shore Mountains.  
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Regarding signage, it was suggested that five consultants take on the five different buildings that 
would guarantee a different expressions and respond to the neighbourhood and the individual 
character of each building.  
 
The Panel was disappointed that the amenity for the artists production space was taken away, 
however, it was suggested that the public art component could be for temporary art that would 
respond to the community and change over time.  

 
• Applicant’s Response:  Mr. Ostry said the Panel gave them lots to think about and added that he 

appreciated their comments. He noted that there is an extensive art plan specific to the project 
and would consider the idea of temporary art that would change over time. 

 
 
ENGINEERING SERVICES 
Between rezoning and this application, the Mount Pleasant Community Plan Implementation package, 
including a Public Realm Plan, was approved by Council.  The site falls within the boundaries of the 
plan.  Broadway, Kingsway, and East 10th are each identified for improved streetscape while Watson 
Street is identified as a “Main Street Laneway”.  The sidewalks should be designed with variations of 
plantings and enhanced sidewalk materials as outlined in the plan and will be subject to approval by 
Engineering prior to installation.  Laneways are identified for upgrade but retain essential functions for 
utilities, loading, parking, fire access, and services. 
 
The pedestrian realm, in general, will be improved adjacent to the site.  The sidewalks on all adjacent 
streets will be widened by building setback and guided by the Mount Pleasant Public Realm Plan 
sidewalks will be improved, and new street trees will be installed where required.  A new separated 
bike facility will be installed along the East 10th frontage. 
 
Based on the loading study submitted by the applicant, Staff are prepared to support a reduced loading 
standard for the site.  However given the size of the commercial space a Class C and several Class B 
truck loading spaces will still be required.  This loading as well as the parking ramp, will be accessed 
off of Watson Street.  Given that the other frontages are arterials (Broadway and Kingsway) and a 
greenway (East 10th Ave), staff agree that these access points are best accommodated on Watson 
Street. 
 
The recommendations of Engineering Services are contained in the prior-to conditions noted in 
Appendix A attached to this report. 
 
 
CRIME PREVENTION THROUGH ENVIRONMENTAL DESIGN (CPTED) 
 
The form of development effectively responds to best CPTED practices noting the provision of active 
uses at grade on all frontages, thoughtful landscape design that requires minimal surveillance and 
ambient lighting noting further information is sought under Recommended Condition 1.4.  Staff also 
note that the building’s frontages are well considered with respect to hidden alcoves or similar spaces.   
 
 
LANDSCAPE 
 
The application proposes enhancements to the public realm at the pedestrian level in the form of 
hardy landscape planting, special sidewalk paving and new street trees in keeping with the Mount 
Pleasant Community Plan. There is a special feature landscape water wall themed to interpret Brewery 
Creek proposed for Watson Street.  Staff supports this approach to providing visual interest at the 
public sidewalk. There is a common open air amenity courtyard for building residents proposed at the 
3rd floor roof deck, with substantial open space programmed for active and passive activities, and 
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landscape planters for trees, lawn, and urban agriculture. Staff note an opportunity to adjust the 
location of the urban agriculture plots to create a closer relationship between the main deck and 
gathering space (see Standard Condition A1.21). This development also proposes the installation of 
large caliper evergreen trees in a grouping, at the tower roof deck. Staff support a substantial rooftop 
planting and recommend conditions to ensure maximum viability. 
 
SOCIAL PLANNING 
 

Amenity Rooms and Play Areas 

The proposed 21 storey building on this site, includes 80 units with two bedrooms or more bedrooms 
(31% of total units) which may be suitable for families with children.  The High Density Housing for 
Families with Children Guidelines are applicable to this site.  Consistent with the guidelines, an indoor 
amenity area is proposed including a lounge, a multi-purpose amenity/meeting room with kitchenette 
and storage closet, as well as a fitness gym are proposed.   Accessible washrooms are also proposed 
with this amenity space.   

Also consistent with the guidelines, the indoor amenity rooms are adjacent to a common outdoor 
amenity patio, with BBQ and harvest table.  A large common outdoor amenity area with lawn and 
oversized bean bag sculptural play elements are located adjacent to this patio, providing opportunities 
for a range of creative and motor-skills developing play activity for a range of ages.    

 

Urban Agriculture 

The City of Vancouver Food Policy identifies environmental and social benefits associated with urban 
agriculture and seeks to encourage opportunities to grow food in the city. The "Urban Agriculture 
Guidelines for the Private Realm" are applicable to this site and encourage edible landscaping and 
shared gardening opportunities in new developments.  The Level 3 podium rooftop includes urban 
agricultural plots along with necessary supporting infrastructure of compost bins, hosebib and potting 
bench. Design development is needed to include a tool storage closet or chest and to make some of the 
urban agriculture circular plots universally accessible noting that crushed stone is not a surface which 
is universally accessible (see Standard Condition A.1.30). 
 
PROCESSING CENTRE – BUILDING: 
 
This Development Application submission has not been reviewed for compliance with the Building By-
law. The applicant is responsible for ensuring that the design of the building meets the Building By-law 
requirements. The options available to assure Building By-law compliance at an early stage of 
development should be considered by the applicant in consultation with Processing Centre-Building 
staff. 
 
To ensure that the project does not conflict in any substantial manner with the Building By-law, the 
designer should know and take into account, at the Development Application stage, the Building By-law 
requirements which may affect the building design and internal layout. These would generally include: 
spatial separation, fire separation, exiting, access for physically disabled persons, type of construction 
materials used, firefighting access and energy utilization requirements. 
 
NOTIFICATION  
 
Notification post cards were sent on July 9, 2013 advising neighbouring property owners of the 
application, and offering addition information on the City’s website. An “Open House” was held on July 
17, 2013 at the St. Patrick’s Church from 4:30 p.m. to 7:30 p.m. 161 people signed in and 103 comment 
sheets were received. Comments received included concerns that the density and height of the 
building were too high, non-support for the changes from rezoning with requests for a new public 
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hearing as well as concerns regarding increased traffic, impacts to views, building massing and the 
overall character not fitting in with the Mount Pleasant community. Other comments expressed support 
for the building design and massing, public realm treatment, new housing and retail options provided 
by the proposal and sensitivity to the Mount Pleasant context.  
 
A revised submission was received on March 19, 2014 and a second postcard notification was sent on 
March 28, 2014 to 1089 neighbouring property owners. An ‘Open House’ was held on April 14, 2014 at 
the St. Patrick’s Church from 4:30 p.m. to 7:30 p.m. 119 people signed in and 83 comment sheets were 
received. An additional 53 written responses were also received. Comments submitted from both the 
Open House and notification, are summarized below: 
Affordability: 
• Concern that the residential units will not be affordable 
• Would like to see more 3 bedroom units for families and rental units in the project 
• The project will provide more housing options and increase affordability for families in the 

neighbourhood 
 
Staff Response: The proposal includes 80 units with two or more bedrooms (31% of total units) which 
may be suitable for families with children.  At rezoning, the proposal originally included rental units 
and was revised to include only market residential units. The conditions of enactment approved by 
Council include a $6.25 million Community Amenity Contribution with $1.75 million to be allocated 
towards an affordable housing project in the Mount Pleasant community. 
 
Building Design: 
• What policies, guidelines and by-laws will the Development Permit Board use to evaluate the 

proposal? 
• Concern that the architecture is not iconic and does not fit with the character of Mount Pleasant 
• Do not support the trees on the roof as it increases the building height and creates a bulkier 

building 
• Concern that neighbouring buildings will be shadowed by the tower 
• Concern there are too many building materials that do not reflect the Mount Pleasant community 
• The building design does not reflect an Italian hill town 
• The proposal will block mountain views for home owners in the area 
• Suggest a greater building setback on Broadway  
• The courtyard is too small for the size of development and should be accessible to the public 
• The building design has changed too much from rezoning and the project should go to a new public 

hearing 
• The building design blends in with the architecture  and character of the Mount Pleasant area 
• The proposal is an improvement from the original design and successfully addresses previous 

comments regarding breaking up the massing and improving the street experience 
• The separation of the building into five blocks break up the overall massing and each block has an 

individual character 
• Request that the City secure the property fronting Main Street, Broadway and Watson Street for a 

public plaza 
• The mix of retail and residential will bring vibrancy to the neighbourhood 
• The trees on the roof are unique and enhance the building 
• The landscaping and streetscape create a varied pedestrian experience 
• Support the green space in the courtyard  
• Support the varied building materials, different characters of the blocks and colorful exterior 
• Look forward to public art being incorporated into the project. Suggest the public art be one great 

piece that reflects the community 
 
Staff Response: The proposal has been evaluated by staff in regards to the draft CD-1 By-law 
provisions for the site and the response to the Form of Development Conditions, as detailed on pages 
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8 to 13. While the overall scale of the building is notable in the current context, it is generally 
consistent with the form of development approved in principle by Council. 
 
Building Height: 
• Do not support the increase in the number of storeys of the tower from 19 storeys shown at 

rezoning to 21 storeys 
• Concern that the tower is too tall and does not blend into the area. Suggest a smaller tower and 

higher mid-rise buildings 
• Concern that the building height is too tall along the Broadway frontage  
• The height and location of the tower are well considered and appropriate for the neighbourhood 
 
Staff Response: Although the draft CD-1 By-law for the site approved in principle by Council does not 
specify a maximum number of storeys, it does limit the overall building height to a maximum of 65.53 
m.  
 
Density: 
• The proposal is too dense 
• Do not support the increase in units from 241 shown at rezoning to 258  
• The density and massing of the proposal make sense give the site’s proximity to a major transit 

route  
 
Staff Response: The draft CD-1 By-law for the site approved by Council permits a maximum FSR of 
5.55 rather than a maximum number of residential units. Staff feel that the additional 17 dwelling 
units can be accommodated on the site, subject to the regulations of the CD-1 By-law.   
 
Commercial Use: 
• Do not support the provision of second storey retail 
• There is less commercial space than shown at rezoning which goes against the Central Broadway 

Planning Program 
• Concern there is no food co-op in the proposal as shown at rezoning 
• The retail will allow for new business and provide economic growth and jobs in the area 
• Support small commercial units, but do not want to see a big box store in the development 
 
Staff Response: The draft CD-1 By-law for the site approved by Council permits a range of retail and 
commercial uses, similar in scope to those permitted under the C-3A District Schedule.  The applicant 
has advised that they were not able to secure a food co-op as a tenant. 
 
Public Benefits: 
• An additional Community Amenity Contribution should be paid by the developer as the project has 

changed from 241 units to 258 units, 19 storeys to 21 storeys and 320 parking spaces to 399 parking 
spaces from what was shown at rezoning 

• How will the $6.25 million Community Amenity Contribution from rezoning be allocated and used 
to benefit Mount Pleasant? 

 
Staff Response: A condition of CD-1 By-law enactment for the site is the provision of a $6.25 million 
Community Amenity Contribution.  This includes the allocation of $4.5 million for Mount Pleasant 
artist production space and $1.75 million for allocation towards an affordable housing project in the 
Mount Pleasant community. A report to Council on the artist production space went to Council on June 
11, 2014. 
 
Traffic Impacts: 
• Concern that loading from Watson Street will not be viable for large trucks 
• Parking access along Watson will ruin the uniqueness of this street 
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• Concern that the number of parking spaces has increased from 320 spaces from rezoning to 399 
spaces. Increased parking is not supportive of a transit hub and encouraging other modes of 
transportation 

• Concern for pedestrian and cyclist safety due to additional traffic on Watson Street. Watson Street 
will not be pedestrian friendly 

• The proposed brick sidewalks do not meet Engineering standards 
 
Staff Response:  While Watson Street is proposed to be improved to provide wider, accessible 
sidewalks adjacent to the development site, it will still be required to perform its historic functions 
such as parking, loading, and garbage operations.  Staff feel that this is appropriate given that the 
site is bounded on its other sides by the arterials Broadway and Kingsway, and the 10th Avenue bike 
route. 
 
Maneuvering of delivery vehicles has been reviewed and a final loading management plan will be 
required prior to rezoning.  Staff will consider truck routing as well as hours of operation as part of 
the final review. 
 
The site has good access to existing pedestrian, cycling, and transit facilities.  The development will 
be required to fund improvements to separated bike lanes on 10th and upgrade the pedestrian 
environment adjacent to the site.  Further, by providing shared vehicles, residents of this 
development will have access to a vehicle when they need one without having to own a car. 

 
Mount Pleasant Community Plan: 
• The size and height of the proposal are not in keeping with the Mount Pleasant Community Plan 
• The proposal is not permeable as required by the Mount Pleasant Community Plan 

 
Staff Response: The Mount Pleasant Community Plan sets out opportunities where future development 
is anticipated, however, the Plan is clear that specific heights for three larger sites were to be 
determined through their specific individual rezoning process. Council considered the proposal in 
relation to the Mount Pleasant Community Plan when rezoning was approved on April 17, 2012.  
 
Brewery Creek: 
• Brewery Creek is underneath the site. How will it be diverted with during construction? 
 
Staff Response: The development will be required to meet the requirements of the Sewers and 
Watercourse By-law which states that no person shall obstruct any watercourse.  Should a watercourse 
be discovered during construction, the developer is responsible for the continued conveyance of the 
watercourse where by a natural or engineered solution.   
 
Open House: 
• Concern that the open house format is not the best approach to involve the community and would 

have preferred an opportunity for a question and answer period to hear other attendees concerns 
and comments 

• Concern that the information presented at the open house is not accurate  
 
Staff Response:  Open House formats are typically used for Development Permit applications. Staff 
and the applicant team were available at the Open House to listen to questions and comments and to 
answer questions.  
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DEVELOPMENT PERMIT STAFF COMMITTEE COMMENTS: 
 
The Staff Committee has considered the approval sought by this application and concluded that with 
respect to the Zoning and Development By-law it requires decisions by both the Development Permit 
Board and the Director of Planning. 
 
With respect to the decision by the Development Permit Board, the application requires the 
Development Permit Board to exercise discretionary authority as delegated to the Board by Council. 
 
It also requires the Board to consider a By-law relaxation, per Section 5.2 [Loading] of the By-law 
Parking By-Law.  The Staff Committee supports the relaxations proposed.   
 
 
 
 
 
 
 

 J. Greer 
 Chair, Development Permit Staff Committee 
 
 
 
 
 

 S. Black, Architect AIBC 
 Development Planner 
 
 
 
 
 

 B. Balantzyan 
 Project Coordinator 
 
 
 
Project Facilitator:  L. King 
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DEVELOPMENT PERMIT STAFF COMMITTEE RECOMMENDATIONS 
 
The following is a list of conditions that must also be met prior to issuance of the Development Permit. 
 
A.1 Standard Conditions 
 
A.1.1 compliance with maximum permitted building height of the pending CD-1 By-law, noting the 
 following: 
 

i. the stair enclosure and guardrail at the roof deck of Unit PH 03 exceed maximum permitted 
building height; and  

 
 Note to Applicant: To be considered for a height increase, provision of a green roof on the 

roof deck, in compliance with Section 3 – Access and Infrastructure for Green roofs, of 
Planning By-law Administration Bulletin entitled, “Roof-Mounted Energy Technologies and 
Green roofs – Discretionary Height Increases”, will be required.  

 
ii. detailed roof elevations for each roof level in the building, including top of all rooftop 

elements, such as parapets, guardrails, and planters, should be shown on the roof plan and 
match levels shown on the elevation and section drawings;  

 
A.1.2 provision of vertical vent space to accommodate future proposed restaurant exhaust from the 

commercial levels; 
 

Note to Applicant: Intent is to allow for a wider range of uses without requiring the retrofitting 
of exhaust ducting on the outside of the building. 
 

 A.1.3 compliance with the Horizontal Angle of Daylight regulation of the pending CD-1 By-law, noting 
 the following: 
 

i. rooms/spaces including, but not limited to, the following dwelling units do not comply: 
 

• Podium: Types B, E, and H, Levels 3 and 4; and  
• Tower:     Unit Nos. 301 to 2001, Levels 3 to 18; Unit Nos. 306 to 2106,  

  Levels 3 to 19; Unit Nos. 511 to 1611, Levels 4 to 14; and Unit  
  No. PH 04, Level 21;  

 
Note to Applicant: Some units may comply by removal of walls. Other units will require layout 
modification for compliance. 

 
A.1.4 identification of dwelling unit types with regard to the number of bedrooms in each unit, to be 
 noted on the submitted floor plans;   
 
A.1.5 notation/clarification of the uses of all rooms/spaces, including, but not limited to, the 
 following: 
   

i. balconies in Unit Types C, M, and N on Level 4 of the podium; 
 

ii. balcony in Unit No. 510 on Level 4 of the tower; 
 
iii. den in Unit Nos. 502 to 2102 on Levels 4 to 19 of the tower; 
 
iv. “Flex” in Unit Types PH 03 and PH 04 in the tower, to be noted as “Alcove” or similar 

use compatible with residential use; 
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v. unless designated as residential storage, the storage room at the southeast corner of 
Parking Level P2 must be included in the computation of the FSR; 

 
A.1.6 clarification of proposed number of residential storage lockers in Room P209 on Parking Level 
 P2; 
 
 Note to Applicant: 7 Lockers are noted, but 6 are shown. 
 
A.1.7 provision of a minimum of 2.75 m clear height under the sign band of the commercial units, 

and deletion of all references to the proposed signage, or notation on plans confirming that:  
“All signage is shown for reference only and is not approved under this Development Permit.  
Signage is regulated by the Sign By-law and requires separate approvals.  The owner[s] assumes 
responsibility to achieve compliance with the Sign By-law and obtain the required sign 
permits”; 

Note to Applicant: The height requirement does not apply to recessed sign bands which are 
flush with the storefront glazing. The Sign By-law Coordinator should be contacted at 
604.871.6714 for further information.  
 

A.1.8 arrangements shall be made, to the satisfaction of the Director of Planning and Director of 
 Legal Services, for a restrictive covenant registered at Land Title Office, ensuring the proposed 
 dwelling unit used as amenity rental suite on Level 3 cannot be defined as a separate strata 
 lot; 
 
A.1.9 compliance with Sections 4.8.1 and 4.8.4 - Disability Spaces, of the Parking By-law, to the 
 satisfaction of the General Manager of Engineering Services; 

 Note to Applicant: A minimum of 2.3 m unobstructed vertical clearance is required for a 
disability parking space and all entry points, manoeuvring aisles, and access ramps leading to 
the disability parking space. Compliance with required vertical clearances should be clearly 
demonstrated on the submitted plans. 

A.1.10 confirmation that at least 20 percent of all off-street parking spaces will be available for 
charging of electric vehicles; 

 
Note to Applicant: Although this is a Building By-law requirement under Part 13 of the 
Vancouver Building By-law, the Director of Planning is seeking acknowledgement that this 
condition can be met during the Building review of this development. For more information, 
refer to the website link: 
http://vancouver.ca/home-property-development/electric-vehicle-charging-
requirements.aspx.) 

 
A.1.11 provision of bicycle parking, in accordance with Section 6 of the Parking By-law, noting the 

following: 
 

i. a minimum of eleven (11) clothing lockers for each gender is required for the fifteen 
(15) proposed Class A bicycle spaces for the commercial component, in accordance 
with Section 6.5 – Clothing Lockers, of the Parking By-law; and 

 
Note to Applicant: At least 50 percent of the clothing lockers must be full size.  
 

ii. clarification of the number of proposed vertical Class A bicycle spaces in Room B109 on 
Parking Level B is required; 
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  Note to Applicant: One vertical space is noted, but six vertical spaces are shown.  
 

A.1.12 clarification of the proposed number and location of Class B bicycle spaces, noting the 
 following: 
 

i. information on the Architectural and Landscape Plans does not match; and 
 

ii. six Class B bicycle spaces proposed on City property along Watson Street, shown on 
Drawing No. L 1.05 of the Landscape Plans, require the approval of the General 
Manager of Engineering Services; 

 
Note to Applicant: Submission of an application to Engineering Services is required.  
 

A.1.13 design development to locate, integrate and fully screen any emergency generator, exhaust or 
 intake ventilation, electrical substation and gas meter in a manner that minimizes their visual 
 and acoustic impacts on the building’s open space and the public realm; 

Note to Applicant: In order to prevent contaminated air from being drawn into the building, all 
fresh-air intake portals must be located away from driveways, and parking or loading areas. 

A.1.14 provision of the following notations on the submitted plans: 

 i. “The acoustical measures will be incorporated into the final design and construction, 
based on the consultant's recommendations”; 

 ii. “Adequate and effective acoustic separation will be provided between the residential 
and non-residential portions of the buildings”; 

 iii. “The design of the parking structure regarding safety and security measures shall be in 
 accordance with Section 4.13 of the Parking By-law”; 

 iv. “A minimum of one electrical receptacle shall be provided for each two Class A 
 bicycle spaces”;   

 v. “The design of the bicycle spaces (including bicycle rooms, compounds, lockers, and/or 
racks) regarding safety and security measures shall be in accordance with the relevant 
provisions of Section 6 of the Parking By-law”; and 

 vi. “Mechanical equipment (ventilators, generators, compactors and exhaust systems) will 
be designed and located to minimize noise impacts on the neighbourhood and comply 
with Noise By-law No. 6555”; 

A.1.15 the pending CD-1 By-law can and does become enacted by City Council; 
 
A.1.16 the proposed form of development can and does become approved by City Council; 
 
Standard Landscape Conditions 
 
A.1.17 design development to maximize planter soil volumes at the tower roof deck to optimize the 

long term health of trees; 
 

Note to Applicant: This can be achieved by expanding the width of planters to increase 
available rooting area. Confirm planter depth on the architectural and landscape plan details. 
Planter depth to exceed BC Landscape Standard latest edition. 



285 East 10th Avenue (Complete Application)   APPENDIX A 
DE416894 – Pending Zone CD-1  Page 4 of 7  
 

 

 
A.1.18 coordination of architectural and landscape plans to clarify tower tree planter depth on A2.01 

and the landscape plans; 
 
 Note to Applicant: Planters may be reduced in height, if the proposed depths are not required 

for optimal health.  
 
A.1.19 provision of a Landscape Tree Management Strategy submitted by an ISA Certified Arborist to 

outline recommendations for the care of trees proposed for the tower tree planter; 
 

Note to Applicant: The intent is to provide the owners with a manual of best practices to 
ensure success and safety of the planting, and for risk management purposes. Comments to 
include tree selection, ideal planting medium composition, depth and planter volumes; 
irrigation, fertilizer, stability, pruning and other special arboricultural methods required to 
ensure the long term health of large caliper evergreen trees on elevated slab condition over 
the long term.  
 

A.1.20 provision of a larger-scale expanded cross-section architectural detail (1:50 or better) of the 
combined tower tree planters to illustrate planter depth and overall soil volumes and 
relationship to the roof deck; 

 
A.1.21 design development to create open space suitable for urban agriculture plots located next to 

the common amenity patio at level 3 Courtyard (see Standard Condition A.1.30); 
 
Note to Applicant: Staff note the provision of urban agriculture at the south edge of Level 3 
Courtyard, however recommend relocation of or provision of additional planters to provide a 
closer relationship  to the main open space activity area and communal deck for the 
convenience of family gatherings and to further animate the space; 

 
A.1.22 clarification of location for infrastructure provided to practice urban agriculture including 

planters details, location of hose bibs, tool storage and potting bench, on the landscape 
drawings; (See Standard Condition 1.30) 

 
A.1.23 provision of large-scale ¼”=1’-0” or 1:50 scale partial plans, elevations and sections illustrating 

the detailed treatment of the project’s public realm interface at the street and lane; include 
planter walls, stairs, landscaping, soil depth ( indicated by underground structures), semi-
private patios, and privacy screens; 

 
A.1.24 provision of a large-scale architectural elevation drawing, with at ¼”=1' -0” /1:50 or better, 

with dimensions, to illustrate the proposed tattoo screen for the proposed Brewery Creek 
Ravine feature; 

 
A.1.25 provision of labels to indicate special landscape features on the L1.01 and tagged to show the 

location of the enlarged partial plans within the drawing set; 
 
A.1.26 provision of notation on the Tree Management Plan L0.01 to read: 
 

(i) “Removal of street trees to the satisfaction of the General Manager of Engineering 
Services.” 
 

Note to Applicant: The drawings show the removal of two street trees at Watson Street and 
three trees at East 10th Avenue; 

 
(ii) new street trees to be provided adjacent to the development site and illustrated on the 

Landscape Plan, to be confirmed prior to issuance of the BU; 
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           Note to Applicant: Contact Eileen Curran, Streets Engineering, to confirm tree planting 

locations, ph: 604.871.6131 and Cabot Lyford, Park Board, for tree species selection and 
planting requirements, ph: 604.257.8587. Provide a notation on the Landscape Plan, ”Final 
spacing, quantity, tree species to the satisfaction of the General Manager of Engineering 
Services. New trees must be of good standard, minimum 6 cm caliper, and installed with 
approved root barriers, tree guards and appropriate soil. Root barriers shall be 8 feet in length 
and 18 inches in depth. Call the Park Board (dial 311) for inspection after tree planting 
completion. 

 
A.1.27 provision of notation to L1.09 irrigation notes to read: provision of hose bibs at all patios and 

roof decks measuring 100 sq. feet or greater;  
 
Crime Prevention Through Environmental Design (CPTED) 
 
A.1.28 design development to respond to CPTED principles, having particular regards for: 

 
(a) theft in the underground parking; 
(b) break and enter; 
(c) mail theft; and 
(d) mischief in alcove and vandalism, such as graffiti. 

 
Note to Applicant: Building features proposed in response to this condition should be noted on 
the plans and elevations. Consider use of a legend or key to features on the drawings. 
Consultation with commercial and residential operators with experience of the specific CPTED 
risks in this area is recommended, and should be included the response to this condition.  

 
Sustainability 
 
A.1.29 identification on the plan and elevation drawings of the built elements contributing to the 

building’s sustainability performance in achieving LEED Silver and a minimum of 36 points, 
including at least three optimize energy points, one water efficiency point and one storm 
water point; 
 
Note to Applicant:  Notes on the plans and elevations must be coordinated with a LEED 
checklist confirming LEED Silver status, and with a detailed written description that refers to 
specific building features in the development. The description must explain how each of the 
proposed credits will be achieved. The checklist and description should also be incorporated 
into the approved drawing set. 

 
Social Planning 
 

A.1.30 design development to the level 3 podium rooftop, to include a tool storage closet or chest, 
and to make a portion of the proposed urban agriculture plots universally accessible (See 
Standard Condition 1.22). 

 
A.2 Standard Engineering Conditions 
 
A.2.1 provision of shared vehicle parking spaces which are 2.9 m wide and 5.5 m in length; 

 
Note to Applicant: The stall dimensions are standard requirements for shared vehicle spaces 
and will be secured through the shared vehicle legal agreement. 
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A.2.2 compliance with the Parking and Loading Design Supplement to the satisfaction of the General 
 Manager of Engineering Services; 

 
Note to Applicant: The following items are required to meet the Parking and Loading Design 
Supplement: provision of parking spaces to comply with the column setback requirement of the 
Engineering Parking and Loading Design Supplement. Stalls 64, 75, 77, 78 & 80 on P1 are 
examples. Please contact Rob Waite of the Neighbourhood Parking and Transportation Branch 
at 604-873-7217 for more information. 
 

A.2.3 provision of further design development of public realm components to increase public access 
and pedestrian mobility; 

  
Note to Applicant:  Design changes should consider maximizing pedestrian circulation through 
the relocation of benches to areas that are not in the primary sidewalk areas and  the 
reduction and possible relocation of venting to maximize the primary sidewalk areas and 
reduce conflicts with high traffic locations. Particular attention should be paid to increasing 
the perceived sidewalk width. 
 
 

A.2.4 arrangements for a surface statutory right-of-way (SRW) along the Watson Street frontage 
between the building face and the property line (widened sidewalk) for pedestrian purposes; 

 
Note to Applicant:  The SRW will provide a minimum 3.30m sidewalk width.  The SRW on 
Watson is in addition to the SRWs on Broadway, Kingsway, and E 10th Ave that were required at 
rezoning. 

 
A.2.5 provision of updated ground floor and landscape plans to reflect the latest City-approved 
 geometric design; 
 
A.2.6 provision of updated City building grades to reflect the approved geometric design as issued by 

the City; 
 
A.2.7 provision of a site plan detailing the pedestrian realm on all adjacent streets including labeled 

setbacks from proposed face of curb to property line, building line, and any other significant 
features in the public realm; 

 
Note to Applicant: a minimum of 5.5m sidewalk width between curb face and building is 
typically required for commercial frontages.  Arrangements to secure statutory rights-of-way 
on Broadway, Kingsway, and E 10th have been secured through rezoning and the site plan 
should clearly confirm that required sidewalk widths, satisfactory to the General Manager of 
Engineering Services, are achievable prior to DE issuance. 
 

A.2.8 provision of a canopy application is required; 
 
 Note to Applicant: Canopies must be fully demountable and meet the requirements of the 
 Building By-law. 

 
A.2.9 provision of a crossing application is required; 
 
A.2.10 clarify residential garbage pick-up operations and; 
 

 Note to Applicant: Confirmation that a waste hauler can access and pick up from the 
 location shown is required. Pick up operations should not require the use of public property 
 for storage, pick up or return of bins to the storage location. 
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A.2.11 provision of a separate application to the General Manager of Engineering Services for street 
 trees and or sidewalk improvements is required. Please submit a copy of the landscape plan 
 directly to Engineering for review; and 
 
 
A.3 Standard Licenses & Inspections (Environmental Protection Branch) Conditions:  
 
A.3.1 arrangements to be made the satisfaction of the Manager, Environmental Contamination Team, 

the General Manager of Engineering Services and the Director of Legal Services for a 
remediation agreement for the remediation of the site and any contaminants which have 
migrated off-site. 
  
Note to Applicant: There will be no occupancy of any buildings or improvements on the site 
constructed pursuant to this development, until the proponent has obtained one of the 
following contaminated sites legal instruments, as applicable:  

 
• Determination that the site is not a contaminated site; or  
• Certificate of Compliance confirming the satisfactory remediation of the site to the 

applicable land use (Contaminated Sites Regulation – Commercial Land Use standards). 
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B.1 Standard Notes to Applicant 
 
B.1.1 It should be noted that if conditions 1.0 and 2.0 have not been complied with on or before 

December 30, 2014 this Development Application shall be deemed to be refused, unless the 
date for compliance is first extended by the Director of Planning. 

 
B.1.2 This approval is subject to any change in the Official Development Plan and the Zoning and 

Development Bylaw or other regulations affecting the development that occurs before the 
permit is issuable.  No permit that contravenes the bylaw or regulations can be issued. 

 
B.1.3 Revised drawings will not be accepted unless they fulfill all conditions noted above.  Further, 

written explanation describing point-by-point how conditions have been met, must accompany 
revised drawings.  An appointment should be made with the Project Facilitator when the 
revised drawings are ready for submission. 

 
B.1.4 A new development application will be required for any significant changes other than those 

required by the above-noted conditions. 
 

B.1.5 The Addressing Coordinator advises that building addresses will be required prior to issuance of 
 the Building Permit, and unit numbers are to be assigned, e.g., second storey (200 series), 
 third storey (300 series), etc. A floor layout plan including addressing and unit numbers is to be 
 submitted prior to Building Permit issuance, and shown on drawings submitted with the 
 Building Permit application. Ms. R. Foster should be contacted at 604.873.7784 for information. 

 
B.1.6 The Environmental Contamination Team advises that: 

 
i. Soil's agreement will be required in the event that contamination has migrated off site or 

land is dedicated to the city, or rezoning where there is contamination on/off site; 
 
ii. an Erosion and Sediment Control Plan is required at the Building Permit application stage 

for review and acceptance; and 
 
iii. any dedications required by Engineering will require the land to be provided to City 

standards.    

B.1.7 All Building Permit applications submitted on or after July 1, 2014, will be reviewed for 
compliance to the 2014 Vancouver Building By-law.  Submission of most Building Permit 
applications now requires an appointment.  When your Building Permit application is ready, 
please phone 604.873.7611 to book an appointment for an application intake with the Project 
Coordinator who will manage your application.  Only full and complete applications will be 
accepted.  If you need advice in preparing your application, you may book an enquiry 
appointment (604.873.7611), or walk into our Consolidated Service Centre, 1st floor, West 
Annex.                                                  

 
B.2 Conditions of Development Permit: 
 
B.2.1 All services, including telephone, television cables and electricity, shall be completely 
 underground. 
 
B.2.2 Amenity areas on Levels 3, 4, and 5, consisting of 374.0 square metres and excluded from the 
 computation of floor space ratio, shall not be put to any other use, except as described in the 
 approved application for the exclusion. Access and availability of the use of all amenity 
 facilities located in this project shall be made to all residents, occupants and/or tenants of the 
 building;   
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 AND  
                                                                                                                     
 Further, the amenity spaces and facilities approved as part of this Development Permit shall be 
 provided and thereafter be permanently maintained for use by residents/users/tenants of this 
 building complex.  
 
B.2.3 No enclosure of balconies is permissible for the life of the building. 
 
B.2.4 All approved street trees shall be planted in accordance with the approved drawings within six 
 (6) months of the date of issuance of any required occupancy permit, or any use or occupancy 
 of the proposed development not requiring an occupancy permit, and thereafter permanently 
 maintained in good condition. 
 
B.2.5 Waste Discharge Permit is required for any dewatering on the site. 
 
B.2.6 A qualified environmental consultant must be available to identify, characterize and 
 appropriately manage any environmental media of suspect quality which may be encountered 
 during subsurface work.  
 
B.2.7 Environmental Reports must be submitted to the Environmental Contamination Team prior to 
 the issuance of the occupancy permit.  
 
B.2.8 A Certificate of Compliance or Final Determination from the Ministry of Environment is required 
 prior to issuance of the occupancy permit. 
 
B.2.9 If the development is phased and construction is interrupted, the project will require an 
 amendment, to the satisfaction of the Director of Planning, to address how the incomplete 
 portions of the development will be treated. 
 
B.2.10 In accordance with Protection of Trees By-law Number 9958, all trees are to be planted prior to 

issuance of any required occupancy permit, or use or occupancy of the  proposed development 
not requiring an occupancy permit, and thereafter permanently maintained in  good condition. 

 
B.2.11 In accordance with Protection of Trees By-law Number 9958, the removal and replacement of 
 trees is permitted only as indicated on the approved Development Permit drawings.                                           
                       
B.2.12 All approved off-street vehicle parking, loading and unloading spaces, and bicycle parking 
 spaces shall be provided in accordance with the relevant requirements of the Parking By-law 
 prior to the issuance of any required occupancy permit or any use or occupancy of the 
 proposed development not requiring an occupancy permit and thereafter permanently 
 maintained in good condition. 
 
B.2.13 All landscaping and treatment of the open portions of the site shall be completed in 
 accordance with the approved drawings prior to the issuance of any required occupancy permit 
 or any use or occupancy of the proposed development not requiring an occupancy permit and 
 thereafter permanently maintained in good condition. 
 
B.2.14 The issuance of this permit does not warrant compliance with the relevant provisions of the 
 Provincial Health and Community Care and Assisted Living Acts. The owner is responsible for 
 obtaining any approvals required under the Health Acts. For more information on required 
 approvals and how to obtain these, please contact Vancouver Coastal Health at 604-675-3800 
 or visit their offices located on the 12th floor of 601 West Broadway. Should compliance with 
 the health Acts necessitate changes to this permit and/or approved plans, the owner is 
 responsible for obtaining approval for the changes prior to commencement of any work under 
 this permit. Additional fees may be required to change the plans. 
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B.2.15 This site is affected by a Development Cost Levy By-law and levies will be required to be 
 paid prior to issuance of Building Permits. 
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